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MEMORANDUM  

 

To: East Orange Planning Board Commissioners 

 

From: John McDonough, LA, PP, AICP 

 

Date: March 1, 2021 

 

Re: PB-751-20 ~  89 North Arlington , LLC  

   89 North Arlington Avenue 

Block 360 Lot 1 
 

****************************************************************************** ***************************************  

 

Based on site visits, review of plans, and attendance at Site Plan Review Advisory Committee meetings, 

the following planning comments are offered for the Boardôs consideration. 
 

Existing Conditions 
 

The subject site consists of 1 tax lot (Block 360 Lot 1) at the corner of William Street and North Arlington 

Avenue and is approximately 9,322 square feet (0.21 acres) in area. The site was developed with a vacant 

multistory building and no parking, which collapsed a few years ago. Photos and maps are attached. 
 

Surrounding land uses are predominately residential. The site is adjacent to Rowell Park and the YMCA is 

directly across the street. Institutional amenities nearby include religious uses and the Tyson Elementary 

School and the Cicely Tyson School of Performing and Fine Arts. 
 

Proposed Conditions 
 

The applicant, 89 North Arlington, LLC, is proposing to construct a new 6 -story multifamily residential 

building with 5 living levels over one level of parking. The parking level will be accessed from William 

Street.  The plan proposes a total of 30 dwelling units (20 one-bedroom + 10 two-bedroom). 
 

Zoning Considerations 
 

The site is within ACD District (Arts and Cultural District) of the Transit Village District Redevelopment 

Plan (TVD). Multifamily residential is a permitted principal use in the zone. In 2017, the Planning Board 

approved an application to renovate the existing building (at the time) to create 32 units with no parking. 
 

The current plan seeks the following relief: 
 

1. Number of stories - 6 stories proposed vs 5 maximum permitted (the building height complies). 

2. Side yard setback - 4.5ô proposed vs 15ô minimum required 

3. Side yard setback ï 6.6ô proposed vs 10ô minimum required 

4. Rear yard setback - 5.5ô proposed vs 10ô minimum required 

5. Lot coverage ï 81.68% proposed vs. 80% maximum permitted 

6. Building coverage ï 74.33% vs 60% maximum permitted 

7. Parking supply ï 12 spaces proposed vs 30 spaces minimum required 

 

In most cases the relief sought by the applicant is an improvement over that which existed on the property 

at the time of the approval and prior to the building collapse. 
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Planning Comments. 
 

1. Site Plan Review. Site plan approval is required pursuant to Section 4.6.3. of the Redevelopment Plan. The 

applicant should explain the overall site layout, building positioning, access, circulation, parking, and design 

elements such as utilities, landscaping, lighting, and signage. 
 

2. Redevelopment Plan Goals & Objectives. Amongst others, the first goal of the Redevelopment Plan is ñto 

promote the principles of a ñTransit Villageò with a variety of housing choices, to provide pedestrian friendly 

streets and public rights-of-way through the design of a compact urban environment, to minimize automobile 

use by maximizing the appeal of mass transit, to encourage reduced parking and share use parking solutions, to 

support the historic and architectural integrity of the community and to support local arts and cultureò. 
 

3. Bulk Deviations. The Redevelopment Plan gives the Planning Board authority to grant deviations from the 

bulk regulations contained within the Redevelopment Plan based upon hardship standards under Section 4.6.5. 

or balancing standards under Section 4.6.6 ñwhen the purposes of this Redevelopment Plan would be advanced 

by the deviation and the benefit of the deviation would substantially outweigh any detriments. The applicant 

should also address the negative criteria under Section 4.6.7. as to public impacts and zone plan impacts. 
 

4. Design Deviations. The Redevelopment Plan gives the Planning Board authority to grant deviations from the 

design regulations contained within the Redevelopment Plan based upon standards under Section 4.6.8. Design 

exceptions are subject to a lesser standard than bulk relief and generally require a showing of reasonableness 

and practical difficulty.   
 

5. Parking Supply. The parking supply requires relief from the requirements of the Redevelopment Plan. The 

board may give deference to the fact that the applicant is providing parking where none previously existed. 

Technical relief is required for de minimis exception from the Residential Site Improvement Standards (RSIS) 

N.J.A.C. 5:21 et. seq. Section 4.6.9. of the redevelopment plan gives the Planning Board authority to grant this 

relief. The RSIS provides that parking relief may be justified based on local conditions and factors such as 

availability of mass transit. The applicant should elaborate as to the management of onsite parking. 
 

6. Architecture. The redevelopment plan emphasizes quality architecture and aesthetic appeal. Testimony should 

address the architecture planôs conformance with architectural design standards related to building form, 

orientation, and materials. Testimony should also address design elements such as fenestration and glazing, 

roofs and corner treatment. Testimony should also address compliance with the minimum unit size 

requirements of the Redevelopment Plan.  
 

7. Landscape Architecture. The redevelopment plan emphasizes quality landscape architecture and aesthetic 

appeal, with particular focus on the streetscape and public realm. It is recommended that the final landscape 

plan be subject to review and approval by the City Planning Department. 
 

8. Mechanical Equipment. Testimony should address the locations of air conditioning units, HVAC systems, and 

related mechanical equipment, and efforts to screen or minimize visual impact of same. 
 

9. Access and Building Service Locations. Testimony should address the operation and characteristic of access 

and security to the parking area and the building. Building service operations such as deliveries and refuse 

management should also be addressed. Testimony should also address whether a building superintendent will 

reside onsite. 
 

10. Sustainability and Green Design. The applicant should testify whether it considered incorporating any green 

building, sustainability, or efficiency measures into the design, such as EnergyStar appliances, Watersense 

fixtures, occupancy sensors, operable windows, and other energy efficiency measures. 
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Figure 1 ï Street view of subject site (vacant lot) from the corner of William & North Arlington  (John McDonough Associates) 

 
Figure 2 ï Street view of subject site (vacant lot) prior to building collapse (taken by John McDonough Associates 10/27/2017) 
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Figure 3 ï View of subject site prior to building collapse, undergoing renovation. 

 
Figure 4 ï View of proposed development plan from same vantage point as above. 
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Figure 5 ï Aerial view of subject site (vacant lot centered) looking west (taken by John McDonough Associates 2/25/21) 

 
 

 
Figure 6 ï Aerial view of subject site (vacant lot centered) looking south (taken by John McDonough Associates 2/25/21) 

 

 

 


